




















































































































































































































































































































































































































































































public	space	 66%	:	34%	 71%	:	29%	 61%	:	39%	 51%	:	49%	 57%	:	43%	 44%	:	56%	
Kitchen:	
Type	&	
location	
Separate	
kitchens	and	
open	kitchens	
are	both	
frequent	(55%	:	
45%).	
Separate	
kitchens	in	most	
cases	(62%).	
Separate	
kitchens	and	
open	kitchens	
are	both	
frequent	(56%	:	
44%).	
In	most	cases	
kitchens	are	
separate	(90%).	
A	majority	of	
separate	
kitchens	(64%)	
and	a	big	share	
of	open	plan	
living.	
In	all	cases,	
kitchens	are	
separate.	Many	
villas	integrate	a	
second	open	
breakfast	
kitchen.		
Daylight	&	
orientation	
Sufficient.	Most	
sitting	areas	are	
oriented	
towards	the	
north	(68%).	
Limited.	The	
orientation	of	
sitting	areas	is	
directed	
towards	the	
north	and	south	
equally	(51%	:	
49%).	
Good.	The	
orientation	of	
sitting	areas	is	
directed	
towards	the	
north	and	south	
equally	(53%	:	
47%).	
Sufficient.	Most	
sitting	areas	are	
oriented	
towards	the	
west	(89%).	
Sufficient.	The	
direction	of	the	
sitting	areas	
depends	on	the	
coast.	
Good.	Due	to	
the	absence	of	
attached	
buildings,	all	
rooms	have	
access	to	
daylight.	
Neighbour-
hood	
Suburban	
surroundings.	
Low	integration	
of	services.	
Densely	built	
and	mixed-use	
environment.	
Integrated	
leisure	and	
commercial	
services	in	most	
cases	(99%).	
Low	integration	
of	services.	
Some	shared	
leisure	facilities.	
Some	shared	
leisure	facilities.	
Proximity	to	
public	leisure	
and	commercial	
areas.	
Low	integration	
of	services	apart	
from	schools	
and	mosques.	
Architectural	
design	
Modern	design,	
Western	(51%)	
and	oriental	
style	(49%),	
cladding	and	
cement.	
Functional	
modern	design	
(95%);	
prefabricated	
cement	(63%).	
Modern	design	
(75%);	steel	&	
glass	(51%)	and	
cladding	(49%).	
Widespread	
traditional	
ornaments	
(30%)	and	
modern	design.	
Mainly	modern	
design	and	
widespread	
oriental	
ornaments.	
Mainly	
traditional	
ornaments	and	
a	certain	share	
of	eclectic	
design	styles.	
Source:	Authors.	
	
Conclusions	
		
Due	to	the	frequent	exchange	of	migrants,	a	particular	social	structure,	often	referred	to	as	airport	
society,	has	emerged	in	the	Gulf	cities	of	Dubai,	Abu	Dhabi,	Doha	and	Manama.	Today,	it	is	expected	
that	low-income	migrants,	particularly	labourers,	will	be	less	needed	in	the	future	and	that	the	local	
populations	will	eventually	play	a	more	decisive	role	across	the	private	sectors.	Housing	developments,	
however,	mainly	reflect	the	need	for	a	quick	supply	of	sufficient	housing	on	the	one	side	and	the	
speculation-driven	trade	with	freehold	properties	on	the	other.	The	resulting	urban	landscapes	in	all	
four	Gulf	cities	can	therefore	be	described	as	agglomerations	of	highly	dense	downtown	and	industrial	
areas	surrounded	by	mega	projects	and	urban	sprawl	(Fig.	5).	
	
Fig.	5.	The	spatial	distribution	of	suburban	extensions,	mega	projects	along	waterfronts	and	high-density	
housing	in	all	four	cities	
Source:	Authors.	
	
The	significantly	different	lifestyle	groups	express	a	strong	segregation	of	income	as	well	as	
cultural	backgrounds.	Accordingly,	the	differing	housing	typologies	of	these	lifestyle	groups	and	their	
locations	have	furthermore	led	to	a	high	spatial	segregation.	The	largest	proportion	of	migrants	
currently	perceives	Gulf	cities	as	a	temporary	opportunity	to	earn	money	and	professional	experience.	
The	frequent	exchange	of	this	group	has	led	to	a	housing	market	in	which	most	properties	are	built	to	
supply	basic	needs,	rather	than	accommodate	cultural	particularities.	This	shelter-approach	has	led	to	
densely	populated	areas	that	now	face	the	major	threat	to	turn	into	highly	problematic	districts	with	
increasing	crime	rates	and	shrinking	liveability.	
The	biggest	affordable	housing	crisis	can	be	found	in	the	case	of	migrant	medium-income	
families	that	have	decided	to	settle	long-term.	The	complex	requirements	regarding	safe	surroundings,	
schools	and	mobility	have	made	many	downtown	areas	unsuitable	for	families.	The	move	to	suburbs	has	
therefore	been	the	logical	consequence	where	more	and	more	apartment	buildings	have	been	built	
within	compounds	in	far	distances	from	urban	centres	to	accommodate	this	large	migrant	group.	
While	the	two	biggest	lifestyle	groups	are	struggling	to	find	appropriate	and	affordable	housing,	
the	higher	income	groups	have	the	option	to	decide	between	a	growing	variety	of	exclusive	projects	
from	waterfront	high-rise	apartment	buildings	to	villas	along	golf	courses.	However,	this	group	is	
shrinking	and	the	vacancy	rates	of	the	most	exclusive	housing	projects	are	thus	high.	Recent	real	estate	
investments	have	focused	on	this	upper	market	due	to	the	biggest	profit	shares.	This	has	led	to	a	high	
discrepancy	between	overcrowded	districts	and	vacant	mega	projects.	
In	all	four	cities,	the	local	population	is	facing	a	growing	challenge	to	maintain	the	high	housing	
standard,	which	is	still	rooted	in	the	first	urbanization	period	and	welfare	state	mechanisms.	Despite	the	
common	practice	to	distribute	land	to	locals,	the	rising	construction	costs	often	prevent	the	
development	of	housing.	Thus,	many	young	families	are	forced	to	live	in	their	parents’	homes.	In	
general,	it	can	be	observed	that	more	and	more	local	citizens	are	forced	to	move	to	the	free	housing	
market,	where	adjustments	to	local	customs	are	visibly	lacking.	
		
Contemporary	trends	in	housing	reflect	a	very	particular	stage	of	development,	in	which	supply-	
and	speculation-driven	dynamics	are	more	dominant	than	a	gradual	consolidation	and	adjustment	to	
the	lifestyles	of	a	settled	and	consolidated	multicultural	society.	In	the	future,	it	can	be	expected	that	
the	different	lifestyle	groups	will	further	diversify	and	that	local	housing	markets	will	be	tested	to	
accommodate	the	various	needs	of	migrant	and	local	populations.	The	long-term	settlement	of	migrant	
workforce	and	the	beginning	engagement	of	the	locals	in	new	economies	will	become	important	
preconditions	for	a	demand-driven	housing	market	and	a	clear	reflection	of	a	new	identity	of	Gulf	cities	
as	integrated	multicultural	societies	rather	than	as	temporary	shells	and	shelters.	
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